
APPENDIX A

PLANNING AND RIGHTS OF WAY COMMITTEE

Report of: Director of Development

Date:   25 April 2017

Application No.:   16/0122/PA

Proposed Development: Redevelopment & relocation of 117 existing 
bases & creation of 58 additional bases for 
visitor static caravans; reduction in number of 
touring & tent pitches; removal of 11 existing 
staff caravans & their utility connections; 
demolition of shop (and relocation to 
Entertainment Complex) & removal of 
laundrette; relocation of maintenance block & 
service yard; removal of car parking spaces 
totalling 94 spaces & creation of car park 
spaces totalling 138 spaces; upgrading of 
pedestrian access to the park & ride for access 
into the town centre; works to & extension of 
existing attenuation pond; removal of crazy 
golf facility; relocation of play area & 
associated landscaping, drainage & access 
infrastructure works

Location:  Kiln Park Holiday Centre, Marsh Road, Tenby

Applicant: Kiln Park Estates Ltd

THIS APPLICATION IS FOR COMMITTEE CONSIDERATION AS THE 
APPLICATION INCLUDES TOURIST DEVELOPMENT OVER 0.5 HECTARES IN 
AREA (PARAGRAPH 1(g) OF THE SCHEME OF DELEGATION) AND 
DEVELOPMENT THAT IS CONTRARY TO THE DEVELOPMENT PLAN BUT 
WHICH IS BEING RECOMMENDED FOR APPROVAL (PARAGRAPH 1(n) OF 
THE SCHEME OF DELEGATION)

1. Recommendation:

1.1 It is recommended that the application be APPROVED subject to:

 Being advertised as a departure from the Local Development Plan in 
accordance with The Town and Country Planning (Development 
Management Procedure) (Wales) Order 2012 (as amended). 
Consideration of any new issues arising from this publicity to be 
delegated to the Head of Planning. 



 Referral to Council for final determination due to departure from the 
Local Development Plan.

 The approval of the concurrent application to be determined by 
Pembrokeshire National Park Authority (PCNPA).

and the following planning conditions:

 Time period for implementation
 Compliance with approved plans (including number of units)
 Holiday accommodation only (visitor static caravans)
 Staff accommodation only (staff static caravans)
 Prior approval of landscaping (including landscape management 

plan)
 Shop (compliance with approved plans & ancillary only)
 Existing staff static caravan accommodation permanently removed
 Prior approval of drainage details
 Scheme to deal with unforeseen contamination
 Archaeological watching brief
 Prior approval of external lighting details 
 Ecological mitigation and enhancement strategy
 Consent excludes any future maintenance building

1.2 In the event of the failure of the PCNPA to approve the development, 
delegated power be given to the Head of Planning to refuse the application 
due to non-compliance with policies GN.19 (Static Caravan Sites), GN.26 
(Residential Development), SP 16 (The Countryside) and GN.38 (Protection 
and Enhancement of the Historic Environment).

2.      Main Issues:

2.1 The main issues raised by this application are whether:

 The principle of development is acceptable (policies SP 1, SP 5, SP 
16, GN.15, GN.18, GN.19, GN.20, GN.26 and GN.36)

 There are adverse visual/landscape effects (policies GN.1 and GN.2)
 Flood risk matters are addressed and drainage arrangements are 

acceptable (policy GN.1)
 The impact on the historic environment is acceptable (policy GN.38)
 Nature conservation interests are protected (policies GN.1 and GN.37)
 Whether there exist any other planning considerations that are material 

to the determination of the application 

3.     Description of site

3.1 The application site comprises two parcels of land and part of the existing 
entertainment centre at Kiln Park Holiday Park (the Park).  The first parcel is 
near the entrance to the site and accommodates a maintenance area and five 
static caravans.  The second is a larger area of level land comprising an 



enclosed compound within which are static caravans used by staff and a 
recreational area for visitors further to the east.    

3.2 The Park itself extends to approximately 44 hectares and is irregular in shape. 
The majority of the site is level or gently sloping and comprises a combination 
of green-field and developed land.  The Park includes static and touring 
caravan pitches, camping pitches as well as leisure, entertainment, retail and 
food and drink facilities.  There are a number of open space amenity areas 
dispersed across the site.  Public footpaths cross the Park.

3.3 The Park is bounded by a railway line to the east with Tenby Golf Course 
beyond. The Ritec watercourse flows along the northern boundary. To the 
north of the site is the A4139 with Greenhill School and residential 
development beyond within Tenby. To the west is the A4139 with residential 
development forming part of the settlement of Penally beyond. To the south is 
Tenby Golf Course, agricultural fields and a dwelling. 

3.4 Approximately 80% of the Park falls within the National Park and is thus within 
the Pembrokeshire Coast National Park Authority (PCNPA) jurisdiction for 
planning purposes. However part of the Park, to the western end, falls within 
the jurisdiction of Pembrokeshire County Council local planning authority 
(PCC) and proposed development within this area is the subject of this 
planning application.

4. Proposal

4.1 The development subject to this application forms a small part of the overall 
proposal.  The boundary between PCC and PCNPA crosses the Park and, for 
this reason, an application is required to be made to each local planning 
authority for that part of the development that is located within their 
jurisdictions.  

4.2 This application therefore relates to that part of the proposed development 
that is within PCC jurisdiction and is for full planning permission for the 
following:

- Removal of 5 existing visitor static caravan bases to create relocated 
maintenance area and provide staff accommodation comprising two large 
staff caravan bases;

- Removal of an area currently used for tent pitches/open space and 11 staff 
static caravans.  To be replaced with 22 static caravan bases for visitors. 
Realignment of the internal road to the west to create dedicated access 
into this area.

The relocation of the on-site supermarket from the existing building (to be 
demolished and which is within PCNPA) to the main entertainment building 
(within PCC) is also proposed. There would be no external works and the 
retail use would remain an ancillary use to the Park as with the existing 
situation.

4.3 The applicant states:



“the overriding principle is for continued improvement of the existing 
caravan park by the introduction of high quality development areas of static 
caravans and landscaping enhancement”. 

“to continually improve the quality of visitor accommodation and facilities. ... 
A lack of investment would result in stagnating facilities attracting fewer 
visitors, and therefore, falling income”. 

“The increased demand for higher grade accommodation and the price 
premium holiday guests are prepared to pay for higher grades of 
accommodation/ facilities have been recognised ... the Company aims to 
meet the new levels of demand, with improved levels of accommodation, 
park standards, services, entertainment, eating establishments and other 
facilities”. 

“The number of visitors to Kiln Park in 2015 was 65,316. This figure 
represents a 1.7% increase on the 64,206 visitors recorded in 2014” 

“In terms of employment, as of 4 April 2016 Kiln Park employs a total of 172 
staff, including 36 permanent and 136 temporary staff. The Park also 
employs a contracting firm of approximately 40 local cleaners. The number 
of temporary staff increases during the summer months and in August 2015 
the park employed a total of 241 staff. The majority of staff at Kiln Park live 
locally, with 19% residing within a mile of the Park and 97% living in 
Pembrokeshire”. 

“Kiln Park contributes expenditure of approximately £6.3 million to the local 
economy per annum, including a total of £2.6 million in expenditure by the 
Park itself and £3.7 million from visitor spending on local goods, services 
and activities”. 

“The Park will be reconfigured to provide an improved visitor experience 
alongside significant environmental benefits in the form of an improved 
layout, a less dense development form, additional and improved 
landscaping, parking and access improvements. Environmental benefits 
also include ... the removal of the large building to the south east of the 
Park”.

“Other demonstrable environmental benefits include a net reduction in 
pitches, a reduction in buildings on the site, clear layout improvements, a 
decrease in caravan density, improved landscaping, ecological 
improvements ...  as well as improvements to parking and access”. 

“Alongside the environmental benefits, the proposed development will 
provide valuable economic and social benefits”. 

5. Planning History



5.1 Planning permission for a static caravan park with facilities for touring 
caravans was originally granted in 1955 and 1957.  There have been 
numerous applications for further development since that time, both to PCC 
and PCNPA.  The most recent planning permission within PCC controlled 
land relates to the provision of 15 visitor static caravan bases 
(ref.12/0902/PA). 

5.2 The number of approved pitches at the Park is 620 static pitches, 55 tent 
pitches, 125 touring/tent pitches (which could be either tents or touring 
caravans) and 60 touring pitches.  There are also 11 staff static caravans and 
these benefit from a Certificate of Lawfulness (ref.16/0324/CL).

5.3 In accordance with the Environmental Impact Assessment Regulations, a joint 
Environmental Impact Assessment screening opinion by Pembrokeshire 
County Council and Pembrokeshire Coast National Park Authority was 
adopted on 19th April 2016 confirming that EIA is not required 
(ref.SC/0010/16).

6. Evaluation   

6.1 The planning application and this evaluation relates to that part of the 
development that is within PCC jurisdiction as detailed in paragraph 4.2.  

Principle of Development

6.2 Policy SP 1 (Sustainable Development) of the Local Development Plan (LDP) 
is an overarching strategic policy which requires all development to 
demonstrate how positive economic, social and environmental impacts will be 
achieved and adverse impacts minimised.  This report will demonstrate that 
the development will result in positive impacts that outweigh the adverse 
effects of non-compliance with those LDP polices that will be identified.  

6.3 Policy SP 5 (Visitor Economy) supports proposals relating to the visitor 
economy providing that they are located within sustainable locations, 
contribute to the diversity and quality of attractions, respect and protect the 
environment and benefit local communities. Whilst the application site is in the 
countryside, it is positioned at a relatively sustainable location.  The policy SP 
5 tests are addressed further in this report.  

6.4 The application site is outside of any settlement.  Policy SP 16 (The 
Countryside) allows for development within countryside locations where there 
is an essential requirement to meet the needs of those who live and work in 
the countryside whilst also protecting the landscape and natural and built 
environment. Policy SP 16 promotes development in relation to enterprises for 
which a countryside location is essential provided the visual impact is 
minimised.  However, the supporting text to the policy clarifies that “existing 
businesses will be supported by allowing extensions where appropriate”.  

6.5 The proposal includes the demolition of the existing on-site shop (within 
PCNPA) and its relocation to the existing entertainment centre (within PCC).  



The proposal represents a replacement retail facility with no increase in floor-
space, one that will remain an ancillary facility used only by those staying at 
Kiln Park accessed internally from the existing entertainment centre.  It would 
therefore not have an adverse effect on vitality or viability of facilities within 
nearby settlements (policies GN.15 (Small Scale Retail) and GN.20 (Site 
Facilities on Existing Caravan and Camping Sites)).  Subject to conditions 
controlling the retail use, there would be no conflict with the broader objective 
of policy GN.15. 

6.6 Policy GN.19 (Static Caravan Sites) supports the extension of sites by an 
increase in the number of static pitches where the site is within a settlement; 
and the enlargement of the area of a static caravan or chalet site where it 
would achieve a demonstrable overall environmental improvement.  Policy 
GN.19 also supports the upgrading of touring pitches to static pitches where 
the site is well related to a Service Village/Centre or Town and is outside of 
specific Community Council areas (including Penally).  

6.7 The number of static bases for visitors within PCC would increase by 17 (and 
by 58 across the Park as a whole).  Whilst the site is well-related to Tenby (a 
“Local Service and Tourism Centre” as defined in the PCNPA LDP), the 
proposal does include an increase in the number of static pitches outside of a 
settlement albeit that the area of the Park is not proposed to increase, and 
environmental improvements are proposed.  The application site is also 
situated within Penally which is a community where policy GN.19 precludes 
the upgrading of touring to static pitches. The proposal is therefore contrary to 
policy GN.19.  

6.8 In respect of policy GN.18 (Touring Caravan and Tent Sites), there are no 
additional pitches proposed.  Indeed, the overall number of touring caravan 
pitches and touring units across the Park would reduce by 44.     

  
6.9 Policy GN.20 (Site Facilities on Existing Caravan and Camping Sites) 

supports the upgrade and improvement of facilities on static caravan, touring 
caravan and tent sites where the proposal will not undermine the viability or 
vitality of a facility within a nearby settlement; and the proposals incorporate 
the best practicable environmental standards covering all facets of the 
development.  The proposed development incorporates upgrade and 
improvement of facilities and would be in accordance with this policy.  

6.10 Two new caravan bases are proposed to accommodate two large static 
caravan units for staff accommodation.  These units would constitute 
residential development and not holiday accommodation. Policy GN.26 
(Residential Development) describes the circumstances where the principle of 
residential development would be supported.  The application site is not 
within a settlement boundary (policy SP 13 - Settlement Boundaries) and 
therefore, for planning policy purposes, the application site is within the 
countryside (Policy SP 16 - The Countryside) where development is strictly 
controlled.   The proposed development does not comprise the limited 
categories of residential development in the countryside that would be 



supported by policy GN.26 (nor SP 16) and thus the proposal does not 
comply with these policies.  

6.11 In order to prevent the coalescence of settlements, a Green Wedge is 
identified in the LDP between Tenby and Penally (policy GN.36 - Green 
Wedges).  Whilst the defined Green Wedge does include a very small part of 
the existing Kiln Park site, it does not include the proposed area for 
development. 

Visual & Landscape Effects

6.12 Policy GN.1 (General Development Policy) allows development when it is 
compatible with the capacity and character of the site and area, would not 
result in a significant detrimental impact on local amenity in terms of visual 
impact, would not adversely affect landscape character, quality or diversity 
(including the National Park), and does not contribute to the coalescence of 
settlements or ribbon development. Policy GN.2 (Sustainable Design) 
requires development to be appropriate to the local character/townscape 
context and to be of good design (with the policy describing the detailed 
requirements in this respect).    

6.13 The application is supported by a Landscape and Visual Impact Assessment 
(LVIA). It is not considered that the effects of the development would result in 
a change in landscape character at a local or wider scale.  Visual effects 
would be minimal. Indeed, considering the extent of additional landscaping 
that is proposed, a net positive benefit is likely.   Proposed landscape details 
and overall landscape strategy represent an appropriate response to the 
proposed development and would contribute to the delivery of an appropriate 
design quality.  

6.14 A planning condition is recommended to agree all aspects of landscaping; the 
success of the development would be dependent on the quality of these 
details.  These details must be informed by the landscaping proposals that 
are set out in the application.  Similarly the prior approval of external lighting 
details and a landscape management plan is also required by planning 
condition.  Subject to these conditions, the proposal, having regard to visual 
and landscape effects, would accord with policies GN.1 and GN.2.   

Flood Risk

6.15 Most of the site is within the defined flood zone of the watercourse (The Ritec) 
that follows the northern boundary of the Park (within PCNPA).  A Flood 
Consequence Assessment has been submitted in support of the application. 
Within the area administered by PCNPA and in response to concerns raised 
by NRW, the application has been amended since originally submitted.  More 
caravans and other aspects of the development have been re-located from 
lower to higher elevations, hence reducing flood risk.  In areas where the plots 
cannot be moved to higher ground, the number of plots at risk has been 
reduced. The type of development is also considered an improvement, 
moving from tents to static caravans.  Flood risk has therefore been reduced 



and NRW consider that betterment would result.  Therefore the proposal 
would accord with PPW and TAN15 (Development and Flood Risk), as well as 
policy GN.1.

6.16 On the matter of drainage, an additional consultation response from Dwr 
Cymru/Welsh Water is awaited.  Whilst any further response from Dwr 
Cymru/Welsh Water will be reported to Committee, the detailed matters that 
have been raised can appropriately be dealt with by way of a planning 
condition to agree drainage arrangements.

Traffic & Transportation

6.17 Policy GN.1 seeks to permit development where it would take place in an 
accessible location and would not result in a detrimental impact on highway 
safety or in traffic exceeding the capacity of the highway network; and it would 
incorporate sustainable transport and accessibility with necessary and 
appropriate service infrastructure, access and parking.

6.18 The transportation effects of the proposal would not be significant when 
compared to the existing situation and the vehicular access into the site 
remains suitable. The Park is within walking and cycling distance of Tenby 
(including its train station) and is served by bus services. There is also 
pedestrian access to Tenby town centre via the Park and Ride site and via a 
footpath running north from the site. There is also a footpath from Kiln Park to 
the beach and to the Coastal Path. Whilst outside of the settlement, the site is 
at a relatively sustainable location in terms of access to amenities by non-car 
modes of travel.  The proposal would thus accord with policy GN.1 in respect 
of access and transportation.

Historic Environment

6.19 Policy GN.38 (Protection and Enhancement of the Historic Environment) 
requires development that affects sites and landscapes of architectural and/or 
historical merit or archaeological importance, or their setting, to only be 
permitted where it can be demonstrated that it would protect or enhance their 
character and integrity”.  A Historic Environment Assessment has been 
submitted in support of the application.  

6.20 Within proximity to the proposed visitor static caravan bases are two banks of 
limekilns that are scheduled.  Cadw comment that “the caravans will be 
located in the northern part of the area leaving open recreational space in 
front of the kilns and in our opinion there will be a slight impact on the setting 
of the designated monument”.  To the north of the proposed staff static bases 
is a further kiln that is listed, the setting of which may be affected to a limited 
degree due to the introduction of a maintenance area.  However, the kiln is 
already surrounded by wooden fencing and any additional effect would be 
limited.  The application indicates a possible future maintenance building but 
“to be confirmed”; a condition is necessary to clarify that planning permission 
excludes such a building; to be subject of a separate application.   



6.21 The proposal would not accord with a strict application of policy GN.38 
because the setting of the historic assets referred to would not be protected 
even though the adverse effect would be very limited.  The area on which the 
proposed additional visitor static bases are proposed is reclaimed land and 
there is the possibility that there may be buried archaeology. As such, a 
condition requiring a watching brief, in relation to ground works, is 
recommended.  

Nature Conservation

6.22 Policy GN.1 requires development to respect and protect “the natural 
environment including protected habitats and species”.  Policy GN.37 
(Protection & Enhancement of Biodiversity) states that development should 
demonstrate a positive approach to maintaining (and, wherever possible, 
enhancing) biodiversity; “development that would disturb or otherwise harm 
protected species or their habitats … will only be permitted in exceptional 
circumstances where the effects are minimised or mitigated through careful 
design, work scheduling or other appropriate measures”.

6.23 Relevant survey work has been undertaken and there will be no unacceptable 
effect on nature conservation interests subject to the imposition of conditions.  
A condition to agree external lighting details, in the interests of protecting 
biodiversity interests as recommended by NRW and the Council’s Ecologist, 
is necessary as well as a condition to approve the details of the Ecological 
Mitigation and Enhancement Strategy as recommended by the submitted 
Ecological Assessment. Subject to the imposition of these conditions, the 
proposal would accord with policies GN.1 and GN.37.    

Other Matters

6.24 PPW states that local authorities are under a legal obligation to consider the 
need to prevent and reduce crime and disorder in all decisions that they take. 
The proposed development has satisfactorily and proportionately addressed 
matters of community safety.  The proposed development is consistent with a 
number of well-being goals (of the Future Generations (Wales) Act 2015). 

Other Material Considerations

6.25 In respect of the proposed two large staff static caravan bases, these would 
replace 11 existing staff static caravan bases which have the benefit of a 
Certificate of Lawfulness.  Provided planning conditions are applied to ensure 
their permanent removal and that the new accommodation is for staff at Kiln 
Park only, then there would be betterment in this respect.  This should be 
accorded significant material weight in the determination of the application.  

6.26 The application has been designed so that there would be overall visual 
enhancement across the Park (and a reduction in development density). 
Subject to the approval and implementation of landscaping details (to be 
assured by planning condition), a degree of visual enhancement would result.  
Furthermore, whilst outside of the settlement boundary and in the countryside 



for planning purposes, Kiln Park is adjacent to Tenby town at a relatively 
sustainable location with good pedestrian, cycle and public transport linkages.  
An existing informal pedestrian route into Tenby within PCNPA is proposed to 
be improved which would result in a safer and more convenient route into the 
town.  Betterment in terms of flood risk has also been identified.  These 
matters should be accorded significant material weight in the determination of 
the application.  

  
6.27 The socio – economic benefits identified in the submitted Economic 

Assessment and outlined at paragraph 4.3, the upgrade and improvement of 
facilities; environmental enhancement, and the net reduction in overall pitches 
across the Park are also matters in favour of the application albeit that these 
should be accorded limited weight in the determination of the application.  

Conditions

6.28 A number of planning conditions, as detailed in paragraph 1.1, are necessary 
to ensure the development is acceptable in planning terms and also to ensure 
that those matters that form part of the identified “other material 
considerations” that enable the application to be supported are delivered.  
These conditions accord with the tests laid down in Circular 016/2014 (The 
Use of Planning Conditions for Development Management).  

Conclusion

6.29 The proposal fails to accord with policy GN.19 (Static Caravan Sites) in 
respect of the proposed increase in the number of static caravans for visitors; 
policies GN.26 and SP 16 because the staff static caravan bases would 
support a residential use in the countryside; and policy GN.38 because the 
identified designated historic buildings would not be protected (albeit that 
adverse effects would be very limited).  

6.30 However, in this instance the weight to be accorded to the “other material 
considerations” that are identified in paragraphs 6.25 to 6.27 are considered 
to be sufficiently material to overcome the conflict with these policies (subject 
to the recommended planning conditions).   These matters also relate to that 
part of the proposal that is within PCNPA and thus support is predicated first 
on the approval of the concurrent application submitted to PCNPA.  

6.31 Subject to the recommended planning conditions, the proposal accords with 
relevant planning policy in all other respects for those reasons that are 
addressed in this report.

6.32 In accordance with The Town and Country Planning (Development 
Management Procedure) (Wales) Order 2012 (as amended), the application, 
if Committee resolves to approve it, must be advertised as a departure from 
the adopted LDP and referred to Council for final determination.   

 

Annex 



A.1 The Development Plan/Other Material Considerations

A.1.1 The Local Development Plan:

SP 1 Sustainable Development
SP 5 Visitor Economy
SP 14 Hub Towns
SP 16 The Countryside
GN.1 General Development Policy
GN.2 Sustainable Design
GN.15 Small Scale Retail
GN.18 Touring Caravan and Tent Sites
GN.19 Static Caravan Sites
GN.20 Site Facilities on Existing Caravan and Camping Sites
GN.26 Residential Development
GN.36 Green Wedges
GN.37 Protection and Enhancement of Biodiversity
GN.38 Protection and Enhancement of the Historic 

Environment

A.1.2 Other material considerations/weight attached.

Planning Policy Wales (Edition 9) 
Significant weight

TAN 5 Nature Conservation and Planning
TAN 13 Tourism
TAN 15 Development and Flood Risk
Significant weight

Biodiversity SPG
Significant weight

Other material considerations described in this report
Significant weight

A.2 Consultation Responses

A.2.1 Head of Highways and Construction 

Highways

No objection
Pedestrian link should be provided between Kiln Park site and Salterns 
Park and Ride Car Park

Drainage



No adverse comment

A.2.2 Natural Resources Wales

No objection subject to condition

A.2.3 Dwr Cymru/Welsh Water

Detailed comments.  Further consultation response awaited. 

A.2.4 Pembrokeshire Coast National Park Authority

PCNPA considering that part of the development within their boundary

A.2.5 Cadw

Slight impact on setting of Black Rock Quarry Lime Kilns (Scheduled 
Ancient Monument)

A.2.6 Wales & West Utilities

No objection.  Notification of apparatus.

A.2.7 Mainline Pipelines Limited

No comment.  Does not affect pipeline

A.2.8 Head of Public Protection

No objection subject to condition

A.2.9 Council Ecologist

No objection subject to conditions

A.2.10Council Landscape Officer

No objection

A.2.11Council Historic Buildings and Conservation Officer

No adverse comment

A.2.12Dyfed Archaeological Trust

Recommend condition

A.2.13Penally Community Council



No representation received

A.2.14Tenby Town Council

No representation received 

A.2.15Representations

None

Background Documents:

Copies of all the Background documents referred to in this report are available on the 
planning application file for inspection by Members of the Planning and Rights of Way 
Committee on request to the Planning Support Team.

 Consultation responses from Head of Highways and Construction, Natural 
Resources Wales, Dwr Cymru/Welsh Water, Pembrokeshire Coast National 
Park Authority, Cadw, Wales & West Utilities, Mainline Pipelines Limited, 
Head of Public Protection, Council Landscape Officer, Council Historic 
Buildings & Conservation Officer and Dyfed Archaeological Trust, 


